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As an initial step in fhe developmeht of a‘coastai zone management program,
the Division of Stafé:and Regidna] P]anhfng is preparing é soéia] compohenf input
fér the Department of»Eﬁvironmenta1_Protection for their Coastal Area Facilities
Review Act (CAFRA} Environmental Inventory. This input will be in the form.of
issues/problems analysis papers. These papers will discuss the housing aspects
of that social component.. They will describe the most significant existing, deve-
loping and potential housing issues/problems from a comprehensive Tand use p]annihg

perspective and regional framework. Before Tisting and discussing housing issues/

. problems, it is nacessary and desirable to consider housing in New Jersey.

Overview -

The national goai of a "decent home and suitable Tiving environment" for every.
American family and individual is applicable to New Jérsey.1 Although no statewide -
housing plan exists for New Jersey, housing problems and éoals have been articulated
from executive, Tegislative and judicial forums. Governor Byrne, in his Housing

Address, has urged that the housing problems of New Jersey’s citizens be squarely

confronted.2 The Legislature, through passage of many statutes, has recognized the

existence of serious statewide housing problems.3 And recently, the New Jersey
Supreme Court has addressed the issue of housing responsibility in a regional

context.4 These discussions go far beyond considering the econcmics of housing demand
vs. housing supply. This economic equation operates in a social context and has

social consequences. When housing demand outstrips housing supply -~ as it has con-

sistently done over the past ten (10) years - the results are not merely unmet housing



demands (an economic problem), but housing needs (a social problem).  These housing

needs are not some vague social condition. Consider the fact that out of 2.2 million

occupied units in New Jersey in 1970, 518,000 units (nearly one out of fouf)'were

occupied by househo1d$ (predominantly low- and moderate-income) housing unmet shelter

needs. They include:®

S e e

50,000 + units lacking one or more plumbing facilities;
280,000 + units that were deteriorated or dilapidated;
67, 000 + rentaT units occupied by the e]der]y which cost
R -more- than 25% of their fixed income; and ‘
7 800 + owner and 10,000 + rental units occupied by the
elderly, lacking one or more plumbing facilities.

And these- figures do not include 55,000 + owner and 74,000 + renter units which

were overcrowded, not to mention the thousands of disabled and handicapped persons

" that are estimated to be burdened by housing needs at one'pofht or another. Besides

the houéing problems enumerated above, other housing needs exist, arrayed with
different labels: housing variety or type (sihg]e family, renter, co-op, mobile,
modular), housing accessibility or opportunity (jobs/housing factors), housing

discrimination (economic/racial), housing size (large rental units, small owner

.units), housing costs (exclusionary zoning), housing preservation (rehabilitation/

renovation) and so on. These housing needé are issues/problems that transcend pure.
housing economics and affect every community‘in the State. And the luxury of waiting
until market conditions improve for these housing needs to be met no longer exists.
Currently, the federal'government, through its disbursemeﬁt-of community development
revenue sharing funds, is requiring\app1icant jurisdictions (counties, municipalities)

to prepare housing assistance plans to address many cf the needs described above.

These requirements include the elimination and prevention of slums and blight, =



solution of urgent commun1ty deve]opment needs, hous1ng for low- and moderate~- '
income persons and prov1s1ons of services for low- and moderate income persons

This has strengthened the focus on housing needs throughout the State, both from.

~ a comprehensive land use planning perspective and a regional framework. Moreover,

the recent New Jersey Supreme Court decision declaring invalid exclusionary zoning
tactics on the part of developing.municipalities has heightened concern over housing
needs. How a municipality is to assess its “fair-share of the regional'burden for-
Tow- and moderate income housing” is yet to be resolved. However an extensive
examination of unmet municipal and reg1ona1 hous1ng needs appears requisite to
this process. '

The CAFRA municipalities and the region of which they are part are no exception
to this recent shift in focus fo housing needs. Although these areas share many of
the same housing needs described as existing throughout the State, nowhere in New

Jersey is the contrast of hoosing demand vs. housing need more obvious than in the

- CAFRA zone. Several housing issues/problems common and unique-to the CAFRA zone,

constituent counties and municipalities will be identified and discussed below

~including: (1) housing market complexities (seasonal vs. year-round housing demand

and needs, conversion of seasonal units to year-round use, volatile market conditiops
- available stock); (2) restricted housing choice/variety (types of units - owner,‘
renter,'mobi1es); (3) senior citizens and retirement communities; (4) regional
housing responsibilities (low- and moderate-income housing, minority housing, rural
substandard housing problems); (5) urban housing needs (rehabilitation) and (6)

housing costs (zoning/land use regulations).
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1. Housing Market Complexities and Consequen¢é§

. Issue -

Intensifying housing demands and housing ﬁeeds'in the CAFRA zone are housing

market operatidns so complex and impdrtant that they deserve treatment as a distinct

housing issue/problem. These complexities extend directly or indirectly into every

housing issue discussed in this component, and their consideration as a separate issue

_shbu]d facilitate the housing problem analysis especia]]y from a comprehénsive land

use planning perspective and regional framework. In brief, the housing market com-
plexities operative in-the CAFRA zone give special intensity to the housing demand
and housing needs problems found there. -AdditiOnaiiy, the intensity of these

operations have caused hOuSing problems not usually found elsewhere in the State.

Discussion and Analysis -

A typical discussion of a housing market would include considering such items
as: the area's economy (principal economic activities, basic competition), demand

factors (employment, incomes, population, households, family size), supply factors

(residential construction activity, housing inventory, corrosions, demolition),

current market conditions (vacancies, unsold inventory marketability, etc.), and
quantitative and quafitative demand (unft numbers, prices and cents).6 While these
considerations will not be discussed here, it is evident that interaction of these |
variables in a single housing market is complex. The interaction of these factors
and the resultant iand use planning and regional considerations related to housing

demand and needs is infinitely more complex where more than one housing market is

'found to exist.
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' For example, Monmouth, Ocean, Atlantic ahd Cape May Counties have at least

two and, in inst&ntes,-threé houeing market'situetions: seasonal, yeef-kbund_and
special , (e.g., retirement) housing markets. vaeh in CumberTand Cdunty, é etableu'
year-round housing market somet1mes exper1ences comp]ex1ty generated by a rura]/
urban hous1ng d1chotomy A

Thls hou51ng market comp]ex1ty in the CAFRA zone affects several shore communi-
;ies in Monmquth, Ocean, Atlantic and Cape May Counties which share the problem of
providing for both the housing demands and needs attributable to.their indigenous
resident popu]at1on _The difficu]ty arises from the fact that there are intensive
investment pressures to utiiize what residential varant develeopable or red ve cpabf@“

land is available in these communities for seasonal use. These pressures are parti-

- cularly significant in barrier beach communities and those mainland communities

immediately adjacent to the Shore. Market economics in such areas present a strong
and more profitable caée for developing land along seasonal lines and at higher-
dehsities_than would be the situation if housing‘Were built for year-round residents;
and the existing seasonal character of land use in these municipalities offers no

relief to year-round residents seeking new or better shelter. For example, while

only 3.6% of all housing units in the State qre seasonal/migratory units, CAFRA

counties (see Table I)'had percentages of their housing stock in this categoty well
above the State average. . The locations of these units are predominately in fhe

shore communities.’ Housing opportunity for kesidents, therefore, becomes restricted
in these areas and more costly. As noted in a study of housing problems in Cape

May County {1972), “....not more then 1 or 2 percent of a municipality's (resort)

.permanent housing units are on the market at any time. Of this average housingT
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TABLE I

PERCENT SEASONAL UNITS IN CAFRA COUNTIES
' TOTAL HOUSING STOCK

CAFRA COUNTIES = - TOTAL HOUSING UNITS © SEASOMAL® - PERCENT
Atlantic 73,848 6,435 8.7
Burlington - 88,175 465 0.5
Cape May 52,052 25,348 . 486
Cumberland | 40,005 1,151 2.9
Middlesex - omm 148 | 0.1
Monmouth 149,920 7,421 2.9
Ocean , 110,311 30,579 - . 27.7
Salem | 19,598 206 1.0
CAFRA Counties 705,720 71.753 10.2
New Jersey 2,388,011 85,402 3.6

*Includes Migratory Units As Well.

SQUF-s. 1970 u.s. Census of Housing.

HE I N 0 I I I BN O B B B B B B



~ the housing downturn of the pasi two years. However, it has been noted by the
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- supp1y on the market...;we]] over 90% (owner units) range in price from $22,500

to $60,000....rental units are not built for the permanent residéntfa] market....-

because of the prohibitively high rentals that would have to be charged in order ’

to make ub the difference between the high rentals chdrgéd during the resort

season and an annual rental rate."8 This problem does not seem to exist in

Cumberland or Salem Counties.
Another problem growing out of the complex housing market operations existing

or affecting the CAFRA zone and surrounding areas is the temporary deficits and |

‘surpluses that occur in the housihg stock available for occupancy. Vacancy rates

afe_good indicators of how effectively the hogsing’market fun;tions in ad?ing new
housing to the stock and in measuring the degree of mobility which peop]e have in
moving within'é given sub-market or between Sub-markets, Generally, a good or
acceptable vacancy rate for rental hdusing ranges from a low of approximately 4
percent to a high of about 6 percent. Rental vacancies above 10 percent are
excessive, resulting in a Hardship 6n landlords and homeowners. At the same time,
a rate of less than 3 percent means thét a reasonable choice of housing units is

seriocusly impaired. Such a vacancy rate is an indication of a very stringent

’housing situation, which results in a hardship for families and individuals seeking

housing within the'mérket. In terms of owner-occupied housing, the generally

accepted figure for a sound vacancy rate is 1.5 percent.
In 1970, the vacancy rates in the CAFRA counties displaved soiie very Serious

lows and extreme highs (Table 2). The cordition of low vacancy rates in the CAFRA

~counties is estimated to have persisted through the early 1970's, especially given

B ol

-
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At]antié
Burlington
Cape May

Cumberland

- Middlesex

“Monmouth

Ocean

Salem

New Jersey

SOURCE: U.
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TABLE 2

VACANCY RATES FOR CAFRA COUNTIES

Rental Unit
Vacancy Rates

10.6
4.1
181
5.2
- 2.5
5.1
10.7
3.5

3.3

. Census of Housing 1970.

~ Owner
Vacancy Rates

o —
A o

—
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HCounty Planning Office 1n 0cean County that mainland year-round owner and renter

developments are having serious marketability problems.  Despite the advantages
of this low cost housing, the market for these units has‘sudden]y disappeafed.
“Many reasons have been put forward for this recent lack of marketability.

The economic slowdown with its attendant constricted employment opportunities has

been discussed as one factor that might have contributed to non-marketability of

v'these units; Inf]atiqnary pressures, especially cost of energy considerations,

probabTy_have made these unfts less desirable from a commutation point of view.
Additionally, changing in-migrant patterns from the New York region might have
weakenéd_this particu{;r'housing market in Ocean County. However, the County
Planning Office has reported a fairly stable housing re-sale market. Public policy,
10cationa1‘decisions (e.g.,itréhsportation networks, sewerage treatment capacities;‘
environmental rasources and constraints and.zoning Tand dse regulations) also haye
an input for housing market operations that can create é housing surplus in one

. (A detailed discussion

area while serious housing needs and demands exist nearby.

of the special housing market represented by retirement communities is presented

in Issue #3 - Senior Citizen Housing.)

Implications -

Besides intensifying housing demands and problems existing in the CAFRAzone,

the complexity of housing market operations often have some consequences creating

new or unique housing probiems.

As Tocal pressures for seasonal land uses result in the development of 1imited

land resources in seasonal housing, a new pressure is created on surrounding muni-

cipalities. This pressure is the result of residents seeking year-round.housing

e g e e e e R 4 v e
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who are unable to compete with the economic forces seeking seasonal hous1ng ~Thus,
these residents must seek housing e]sewhere “

- When the economic forces created by the demand for year -round hou51ng is at a
compet1t1ve Tevel w1th the economic forces created by the demand for seasona] |
hous1ng, a new prob]em is created. This 1s the grow1ng prob]em of the conversion

of seasona] hous1ng to a year-round res1dent1a1 use. A conversion of a seasonal

"~ to year-round use is not always a desirable occurrence since the seasonal unit is

often older and nct eqUipped'with.the plumbing, heating, storm windows, insulation, -
etc. that is norma]lyﬂfgund in a year-round unit. In Ocean County, which experienced
substantial housing growth in a11‘5eétors of the market over the past decade, a .
decline in the total of seasonal units was noted between 1960 and 1970. In that
ceunty, the issue of conversioh of seasonal to year-round units has been described

as one where large numbers of seasonal dwellings (small, wood frame structures

‘located on small lots) may soon be converted to year-round occupancy. This problem

has been pointed out as predcﬁihant1y occurring in the barrier beach communities.

-For smaller communities, their total population would increase, sharply burdening

the 1oca11ties' ability to provide necessary municipal services.3 A survey of
eommunities in Ocean County in this regard revealed a definite trend toward seasona{
conversion, .

It should be.recognized that the potential serious housing market imbalances
exist in the future. The Monmouth, Ocean, Atlantic and Cape May CAFRA counties
have experienced, and are still experiencing, development pressures that emanate from

the respective metropolitan centers (New York/Philadelphia). In fact, these pressures

for residential growth were so intense in Monmouth and Ocean Counties between 1970 and

-
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1973, that 24.8% of dwelling unit construction permits authorized in the State

were éttribufed’to municipé]ities in these two counties alone (Table.3). Anq

- while a good nortion of housing activity is related to seasonal/retirement develop-
ment, it should be ndted that inISOme afeas, espeﬁia]]y in Monmouth County, a strong

employment base has'geherated ind1genous resident housing demands.

" Research Recommendations -

It is difficult to enumerate the extent of the problem of the conversion of
seasonal housing>sincgﬁ;he'data to measure it do not exist. Only superficial
inferences can be gathéréd from'Uf§. Census-of Housing data, which is a]ready sfx
years old. However, at least in two coastal éounties (Ocean and Cape May), a

distinct housing problem has been identif{ed as directly related to the seasonal -
vs. year-round housing contrast: brob]ems assbciated'with'the conversion of seasonal
“to year-round housing um‘ts.IO Both in Ocean and Cape May Counties, for example,
1ittle reported information is recorded regularly as a means to monitor this problem.
It could best be described as a developing problem common to Ocean, Cape May and
perhaps part of Atlantic County. Given the persistent pressure for retirement housing
xin many CAFRA countieé, the potential for a rapid escalation of this problem of
conversion of units from a seasonal to year-round use, exists as a real problem for
Tocal officials. And, as has been pointed out by the Atlantic County P]anni;g
Office, that county hés the capacity to house nearly 500,000 persons, if all its
seasonal units were converted to year-round use.

The Department of Labor and Industry, Division of Planning and Research (which
- collects annual building permit data), should be made aware of the need for data

i

by which seasonal to year-round conversions can at least be estimated.

ey



GROWTH OF HOUSING BY BUILDING PERMITS
* AUTHORIZED IN THE CAFRA COUNTIES

-12-.

TABLE 3

Total Units Authorized

- Total

- Percent - Percent of - -

1970 1971 1972 1973 1970-73

Atlantic 2,452 2,360 2,221 2,625 9,648
Burlington 3,741 4,769 5,489 4,084 18,083
Cape May - 1,209 1,932 3,297 2,250 8,638
" Cumberland 1,389 1,640 1,125 799 4,953
Middlesex 1,830 3,630 4,706 2,574 12,740
Monmou'th 3,275 5,085 5,443 5,385 19,189
Ocean 5,739 9,846 11,553 7,205 34,343
Salem 269 1,756 713 908 3,576
CAFRA 19,934 31,019 34,547 25,830 111,330
New Jersey 39,897 58,040 65,539 52,145 215,621

of CAFRA - State
Total Tota]‘
87 - 45
6.2 8.4
7.8 4.0
4.4 2.3
1.4 5.9
17.2 8.9
308 159
3.3 1.7
- 51.6

SOURCE: Residential Construction Authorized by Buildina Permits,

Annual Reports 1970-73, prepared by the New Jersey

Department of Laber and Industry.
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On the issue of.housing avéiTabilfty;'nordété source other than the U.S.
Census of Housing (dicennial) exists that measures housing surp]uSes or deficits.

Since this problem of market volatility seems confined, at the present, to parts

~of Ocean County, no in-depth ahalysis is recommended} However, data gaps exist

in other counties. Research is‘fequfred t6 determine if the problem is in fact

- a localized issue in Ocean-County only.
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2. Restr1cted Housing Var1ety/Cho1ce

Issue -

The ]ack of reasonab]e hous1ng cho1ce for existing and prospective res1dents
is a significant housing issue in every county w1th1n the CAFRA zone. wh11e these
def1c1enc1es can, in part, be attributed to market forces, other considerations

| - such as 1and use regu]at1ons, prove just as 1mportant Desp1te the s:owdown on
popu]at1on growth and a decline in househo]d size, househo]ds are st1l] form1ng

at increasing rates These smaller sized households are the bas:c un1ts of housing

demand and requ1re sma]]er units.

D1scuss1on and Analysis -

owner units to accommodate’ the surge expected in population of the 20-34 year olds
~and those 55 years old or older. 1 in Cape May County, the need for small single-
family housing for retired or soon-to-retire new residents has been noted.!? In
Ocean County, the housing needs of young married and singles "trying to build equity
wh1ch they often cannot afford and/or do not need the space afforded by a 3 or 4
bedroom, single-family home" has been cited as an existing housing problem. 13 In
Cumbertand, Monmouth, and Cape May Counties, the need for increased production of
rental housing has been jdentified. While the use variance procedures account for
the building of such units, conventional zoning for such dwellings is often lacking.
Again in some shore communities, this problem is compounded by seasonal development
pressures. Even where zoning restrictions do allow construction of multi-family
housing, bedroom restrictions, which 1imit the size of such units, often limit nous1ng

choice for those 1arge families who may choose to rent an apartment. oA

I In Monmouth County, there has been identified the need for small single-family
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A deve]op1ng and potent1a] ‘housing issue noted in severa] CAFRA -

- counties was that of determining the use of the mobile home as an opt1on for

res1dent1a1 land use. This issue arises primarily in the mainiand and western

- portions of counties having CAFRA boundaries where mob11e homes” are used as an l

~alternative to conventional forms of owner and rental hous1ng units. Th1s prob]em -

has been recogn1zed as 1mportant in Cumber]and County, not only in rura] areas, but in

urban locations as well. 14 In Cumber]and County and in the rura] areas of At]ant1c

County, the 1ack of mun1c1pa1 services to accompany this type of development has been

_ descr1bed as a prob]em 15 The households normally tak1ng advantage of th1s type of

she]ter include ]ower 1ncome fam1]1es, sen1or c1t1zens, on f1xed 1ncowes and rural

households who need reasonably pr1ced hous1ng in relat1on to the1r income.

Implications -

If the ex1stence of restricted hous1ng choice is allowed to continue, then some

- sericus hcusing conditions will be sustained and generated in the CAFRA zone. Over-

crowded hous1ng will continue to affect large fam111es who need and seek an adequately
sized unit. Young sinc]es and elderly persons wi]] be forced either to relocate |
where greater hous1ng choice exists or remain in units that do not or will not meet
their needs. For the elderly, restricted housing choice forces them to hold on to
units they own but may not be able to maintain and in some instances afford, given

a limited income with the increasing cost of horme ownership, there is evident a

need for an adequate multi-family rental housing stock to keep housing costs within
the range of low- and moderate-income households. Land use regulations unresponsive

to their situation will on]y aggravate or increase an a]ready serious hous1ng problems.



I
1
1
|
]
i
1
1
i
1
i
1
1
1
i
i
I
|
1

While the probTems accompany1ng mobile home development are not widespread,
- they do pose serious cons1derat1ono since, in the future, the more rapid deprec1at1on

of this type of housing will create new hou31ng problems of its own.

Research Recommendation -

Unfortunate]y, there are no on-going information systems that monitor the need
for small single-family hous1ng units, rnnta] units and mobile homes for CAFRA
municipalities.. The most reliable source of measur1ng outstand1ng needs regarding
~housing choice are county housing studies which address this issue. While many of
these studies do not numerically differentiate among the types of hous1ng that should
be prov1ded at the municipal level, they do estimate or project the aggregate
housing needs (e.g.,'Monmouth 22,600 units - 1985, Cape May 3,200 units - 1980) that
are expected to occur in the County. These figures provide at least a base upon

wh1ch some inferential estimates can be made covering hous1ng needs in terms of both

“type and variety and has only estimated existing (1970) low- and moderate income

hous1ng needs. For an in-depth analysis of this issue of housing choice, a more

-uniform data base and methodo]ogy are needed. To pursue such an analysis, substantial

pr1mary research would be necessary to reveal conclusive results at the municipal

level. Again, existing county studies do provide some indication of housing needs

L4

in this regard, even if the data is outdated.
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3. Senior Citizen Housing
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Issue -

Although the houéing needs and demands of senior citizens have been generally
described previods]y, their shelter prob1ems are véry distinct and &eéerve separate
consideration. This is especially true in the CAFRA zone where elderly residents
and migrant retirees find it an increasingly éttractive place to live. The issue
hére is two-?o]d. First, in virtually every CAFRA municipality there exists
housing needs for resident elderly households. At the same time, a second consi-
deration surfacesf there are substantial numbers of elderly pe;sons, mostly

retirees, who have migrated or wish to migrate to the coastal zone, who generate

" their own housﬁng demands. Identifying and meeting the shelter reeds and demands

of these two groups - residents and non-residents is an immediate problem and
challenge. Attendant to this issue is the secondary aspect of the impact of

retirement commUnities from and on the CAFRA zone and its é]derTy population.

- Discussion and Analysis -

For the resident elderly popu]atioﬁ in the CAFRA zone, housing needs are the
primary concern. There were'several courities in the CAFRA 2one which had a higher
percentage’of persons 60 years of age or older than the Statewide average ef 14.1%
in 1970 (see Table 4). Even within CAFRA counties having less than this average,
particular municipalities had higher-than-average senior citizen popuiations -
Cumberiand (Bridgeton, Commerciai, Down, Greenwich, Hopewell and Millville},
Monmouth (Allenhurst, Asbury Park, Neptuﬁe Township and Red Bank) and Salem

(Elsinboro, Mannington Township and Salem City),
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TABLE 4

TOTAL POPULATION 60. YEARS OLD AND OVER
IN CAFRA COUNTIES -

Percent Percent
' : 60 and over 60 and over

o Total = - - Total Percent of CAFRA ~ of State
County Population 60 and Over 60 and Qver Total Total
Atlantic 175,043 38,039 21.7 14.1 3.
Burlington 323,132 27,851 8.6 10.3 2.7
Cape May 59,554 15,878 26.7 5.9 1.6
Cumberland 121,374 17,295 14.2 6.4 1.7
Middlesex - 583,813 . .55,851 | 9.6 - 20.6 5.5
Monmouth 461,849 62,309 13.5 23.0 6.2
Ocean 208,470 45,121 21.6 16.7 4.5
Salem 60,346 . 8,258 . 1307 ©3.0 0.8
CAFRA 1,993,358 - 270,602 - 13.6 - 26.8
New Jeréey -

SOURCE :

7,171,112 1,011,034 14.1 -

"Housing Data for 65+ Population", (Population Based on 1970 Census.)
State of New Jersey, Department of Community Affairs, Division on Aging,
January, 1973. .
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Given the subétantia]_proportion of resident elderly persons, their housing
problems become even‘moré.important. The hdusing needs of the resident elderly
center primarily on their limited income. For example, while in 1970 9.8% of all

households in New Jersey had incomes at or below the poverty Ievel,]6 over 18.0%

- of persons 65 years of age or older fell into this category.17 This lack of

income accelerates the difficulty of é]der]y persons to compete in the housing
mafket; In fact, in many‘of the CAFRA cdunties, these statewide senior citizen
poverty rates were exceeded (see Table S). Certain municipalities in the CAFRA
counties experience much greater rates of elderly poverty as shown in Table g.
This relationship between the'incidence of low income and housing problems cannot
be overemphasized for the'elderly. For example, a housing analysis prepared for
Atlantic County states that there fs a high correlation (97.2%) between the
incidence of deteriorated/difapidated hiousing and Tow income househo]ds.]8 ‘Based
on 1970 Census of Housing information, the New Jersey Division on Aging estimates
that in 1970, at least 10% of elderly persons throughout the State experience sume
type of housing need, e;g.g deterioration, dilapidation, overcrowding, financial
housing needs, etc.

| Mentioned in the overview to "Coastal Zone Housing Issues™ was ﬁhe fact that
67,000l(]3%) of eiderly households in the State paid 25% or more of their inéome:
for rent. This has long been considered a financial burden for renters. ~In fact,
the U.S. Department of Housing and Urban Development has used this benchmark of
financial housing burden in setting regulations for many of pre-existing housing
assistance programs. Public housing authprization alsc employ this cut-off point

in establishing the rent schedule for housing developments. WNo such bench mark
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- TABLE 5
POVERTY STATUS OF ELDERLY

65 YEARS OR OLDER
IN CAFRA COUNTIES

Total Population Population 65 and Percent
County 65 and Over Over Below Poverty Below Poverty
Atlantic 28,318 6,428 22.7
Burlington 19,279 2,947 153
Cape May 11,832 2,665 22.5
Cumberland 12,1Q7 : 2,983 : 24.6
Middlesex 37,363 . 6,385 ' 17.1
Monmou th 44,919 8,396 - 18.7
Ocean 32,920 0 - 5,176 15.7
Salem g 5,607 1,373 ’ 24.5
CAFRA - 192,345 | 36,353 18.9
New Jersey 696,989 125,82 18.1

SOURCE: Poverty and Other Income Statistics for the Elderly, New Jersey
Department of Community Affairs, Division on Aging, January, 1973.
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TABLE 6

POVERTY STATUS OF POPULATION
65 YEARS OR GLDER
FOR SELECTED CAFRA MUNICIPALITIES

.,

' S Total Population Population 65 and Percent

County and Municipality 65 and Over Over Below Poverty . Below Poverty
I ATLANTIC: . v o ' '

Atlantic City . o 11,855 3,291 27.8

Egg Harbor Twp. S 1,003 ' A 270 0 26.9
l Galloway Twp. 852 241 _ 28.3
" Hamilton Twp. 815 ' 235 : - 28.8
l 'BURLINGTON: |

Burlington City 1,375 320 ' 23.4

Mount Holly Twp. 1,023 191 : 18.7
l CAPE MAY: _

Cape Mayv City 734 158 21.5
I Middie. Twp. _ 1,443 342 23.7

CUMBERLAND:

Bridgeton City 2,086 470 - ’ 22.5
l Millville City ‘ 2,256 629 27.9

MIDDLESEX:

Carteret Boro 1,710 379 22.2
l Highland Pk. - _ ‘ 1,536 - _ 335 ' ' 21.8

MORMOUTH = ‘ |
I Asbury Park 3,290 1,024 31.1

Belmar Boro -1,102 : 256 23.2
I' OCEAN: - : |

Jackson Twp. 1,338 373 . 27.9

Point Pleasant Beach 971 227 23.4
' SALEM:

Salem City : 828 289 34.9
l Upper Fenns Neck 629 169 . 26.9
I SOURCE:. Poverty and Other Income Statistics for the Elderly,

New Jersey Department of Community Affairs, Division

on Aging, January, 1973.

R -
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is definite]y established for homeowners. When the limited income of e1dér1y :
househo]ds is weigked, the financial burden criteria become a]1.the more relevant,
- especially when the increases in social and medical case services for older
citizens are taken into account.- In Monmouth and Atlantic Counties, 26.6% and
20.6% respectiveTy, of elderly renter households Were considered to be fimancially
burdéﬁed.
While the housihg needs described so far relate to the income of elderly house-
holds, problems do éxtend into the area of physical housing needs (e.g., units
which lack plumbing facilities, dilapidated and deteriorated units). For the CAFRA
counties of Atlantic, Cape May. Cumberland, Monmouth, Ocean and Salem, the Division
on Aging estimates minimal housing needs to affect some 18,690 senior c1‘t1’zens.]9
Since senior citizens householders are typically small, a modest si;e unit
requiring minimal maintenance and reasonab]e expense (no more than 25% of gross
income) is often appropriate. Many senior citizen households have only one person.
Reaffirming this need and the statistics presented above is the fact that within
the CAFRA counties, -in 1973,lsome 3,244 elderly persons were on waiting lists for
publicly assisted housing - and the waiting.pefiod can be as long as five years
in some instances.20 Moreover, many elderly households who own their homes have
difficulty maintaining the unit, not only for financial reasoné, but also for ’
health reasons. H )
Particular elderly housing problems mentioned in existing housing studies
in CAFRA counties included: Cape May - need for subsidized units and converting
large single~family homes into two-unit structures by elderly occupan@s; Salem -

availability of used housing for senior citizens: Cumberland - maintenance of
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units occupied by elderly and problems of development by henewa]; Monmouth -
provision of reasonably priced housing for future growth of elderly population;
Ocean - Tow cost housing for senior citizens. |

For the non-resident elderly population wishing to migrate (or who have
recently migrated‘to) the CAFRA zone, housing demands aré the primary concern.
This issue should be viewed as'dfstinct from the hdusing needs of resident
elderly population. The CAFRA zone has .experienced some intense development
pressures from non-resident e1deriy wishing to move to the area. This is‘evi-
denced in the rapid retirement community development experienced by many CAFRA
counties, particularly Océan. The housing demands occasﬁoned'by non-resident
senior citizens is truly regional or metropolitan in scope. Retirees from the
New York/Philadelphia Metropolitan regions have been migrating 16 great numbers
to CAFRA counfieswover the past decade, especially in Ocean, Mcnmouth and Atlantic
Counties. Because there. is an economic demand for units from this segment of the

population, the private sector has channeled much of its efforts into this type

of market. While retirement communities have proliferated, the needs of resident

elderly are often assumed to be met. This is not entirely so as witnessed by the
waiting-Tists for publicly assisted housing mentioned previousiy.

Together, the housing needs and demands of residents and non-resident
senior citizens alike have interacted to create a secondary or indirectly ;e1ated
problem: accommodating, through the social service and medical service struétufe
of CAFRA counties, the growing elderly population. The rapid growth of retirement
communities in CAFRA areaé has put a substantial burden upon local and regional
services and‘facilities, especially those related to health needs. Ianome 1ocafionss
serious shortages of health personnel, medical facilities and health services makes

sudden retirement development a problem for all sectors of the populaticn.
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The implications of not successfully addressing housing needs and demands
generated by the elderly population (and the services they demand) in the CAFRA
zone afe clear. DeVe]opment pressures will ensure that both the housing needs
of residents will become obscured and those prdb1ems attendant to retirement -
cqmmunity_dévg}opment wf]] be inefficiently met._ Whether or not the future
development can be successfully channeled to meet the needs of the resident
elderly before the demands of non-resident elderly is an important bo]icy question.
If this pattern of rapid retirement growth is to proceed, then very likely the
housing needs of resident senior citizens is bound to 1ntensi%y.,

In the same view, if housiﬁg choice and costs are not increased for the
resident elderly population, serious future housing problems will be encountered.

Approaches via the private sector are needed. While some municipalities in the

CAFRA zone have had active housing asSistance programs (e.g., in Cumberland, Cape . -

May Counties), these problems of adequately housing the elderiy outstrip available
resources. Again, if allowed to continue, these conditions could accelerate the

resident/non-resident senior citizens contrast,and intensify their housing and

service needs.

Research Recommendation -

The Senior Citizen housing issue in the CAFRA zone should receive in-depth
analyses. A substantial body of statistics making suth research possible (at
least at the county ievel) is available from the Division on Aging, New Jersey
Department of Community Affairs. It appears that only minimal primaryﬂdata
collection would be necessary to provide a better understanding of the.housing

problems of the elderly in this area. Soms statistical data :t the municipal level

is already available.
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4. Regional Housing Responsibility.

Issue -
There is a need to provide the opportunity for housing access to all residents
at all income levels throughout the state, as well as the counties within the CAFRA

zone. The>concept of "regional fair share" of housing must be adopted by the muni-

cipalities within the CAFRA counties and implemented.

Discussion and Analysis -

The CAFRA counties had a shortage of approximately 141,600 units according
to State.estimates based on 1970 U.S. Census data.Z! This shortage is based upon
present inadequacies and is represented by low- and moderate-income households
which are not servéd adequately by the existing housing supply. These fnadequacies
include both physical and finahcia] needs, but is exclusive of vacancy deficiencies
and job/hpusing imbalances.

The New Jersey Supreme Court has, in a recent ruling, generally referred to

as the Mount Laurel Decision, held that a'"developing municipa]ity" cannot exclude

- families of low income from living in the community. Such municipalities must

provide a means by which housing for all income levels can be built. Many commu- -
nities in the CAFRA cqunties may fall into this category of "developing" mumici-
palities. New Jersey's housing stock expanded by 389,071 units between 1960 and
1970, and eight counties accounted for percentages of the total State growth

above 5 percent (see Table 7). Of these, four are CAFRA counties. Seven counties
in New Jersey experienced population growth in excess of 5 percent of the State

total growth of 1,101,382 persons between 1960 and 1970. Four of the seven

/
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TABLE 7
NEW JERSEY HOUSING UNIT GROWTH BY COUNTY

: , Percent of
Net Increase Housing Unit
in Housing : Increase of Total
County Units State-Increase
 1960-1970
*Atlantic | 9,247 | 2.4%
Bergen 46,996 o q2a
*Burlington o8 72
Camden ‘ 24,088 | 6.2
*Cape May o o 5,775 1.5
*Cumberland _ 4,708 1.2
Essex | A | 11,783 3.0
Gloucester . 9,655 v 2.5
Hudson ‘ 9,949 2.6
Hunterdon 4,238 1.1
Mercer 16,953 4.3
*Midd]esex 46,364 19
"Monmos T 34,301 : 8.8
Morris 33,705 8.7
*0cean ~38.654 9.9
Passaic g | 18,376 4.7
*Salem / 390 0.1
Somerset i5,987 4.1
Sussex 6,120 1.6
Union : | 20,150 5.?
Warren . 3,583 0.9
STATE TOTAL : 389,071 | 100.0%

*CAFRA Counties

SOURCE: U.S. Census ¢/ +ousing 1960-1970.
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counties are in the CAFRA counties (see Table 8). The CAFRA counties which
experienced housing unit and population growth in excess of 5 percent include:
Burlington, Middiesex, Monmoyth and Ocean.

The concept of a regional approach to housing has been_aréund for more than
ﬁ decade. However, ft has only received serious consideration and attention over
the 1a§t few years. The idea of regional housing includes many concepfs, the
first of which is the concept of the region itself. ’

If, as was stated in the Mount Laurel decision, the municipal responsibility

for housing goes beyond its own boundaries and inciudes the needs of the region

7 What regional needs must the municipality meet? Is it the "felt" need, the desire
to 1ive in the community because it is a better place to live? Is it the need to
pfovide housing within the community. for workers who live outside?

This brings up the issue of "fair share." In defining fair share, there is
a number of approaches which can be used. Within the CAFRA counties, fair share
may be allocated on the basis of equal share, which would redistribute Tow income
housing from the older urban centers where it currently exists to Surrounding'
municipalities. Fair share 1n the CAFRA counties may be based on need since a neeq
for housing exists throughout the regjon. The suitability of an area to acsommo—
date housing is another consideratioﬁ to allocating housing in the CAFRA counties.
Many of the municipalities are facing severe service problems. Bridgeton, for
example, is facing a water problem which will prevent the development of new units.
The New Jersey Department of Environmental Protection has closed down many munici-
palities in the region to future deve?opment due td a lack of sewer facility capa-
‘cities. Finally, the lack of adequate natural energy supplies {gas, etc:) haé’aTso

Timited growth in the region.



gCounty
_Atlantic

IBergen

*Burlington
Camden.
Cape May

Cumberland

IEssex

*Gloucester

Hudson
Hunterdon
Mercer
IMidd]esex
*Monmouth
Morris
Ocean
Passafc
'Saﬂem
Somerset
Sussex
Union

Warren

' STATE TOTAL 6,066,782

*CAFRA Counties

SOURCE :
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TABLE 8

NEW JERSEY POPULATION GROWTH, 1960—1970.

Population
1960 1970
160,880 175,043
780,255 898,012
224,499 323,132
392,035 456,291
48,555 59,554
106,840 121,374
923,545 929,986
134,840 172,681
610,734 609,266
54,107 69,718
266,392 303,968
433,856 583,813
334,401 459,379
261,620 383,454
108,261 208,470
406,618 460,782
58,711 60,346
'143,913’ 198,372
49,255 77,528
504,255 543,116
63,220 73,879

7,168,164

Net Percent
Growth Change
1960-1970 1960-1970

14,163 8.8%
117,757 15.9-
98,633 43.9
64,256 16.4
10,999 22.6
14,524 13.6
6,441 0.7
37,841 28.8
-1,468 -0.2
15,611 28.8
37,576 14.1
149,957 - 34.5
124,978 37.4
121,834 46.6
100,229 92.6
54,164 13.3
"1,635 2.8
54,459 37.8
28,273 57.4
38,861 7.7
10,659 16.9
1,101,382 18.2%

U.S. Census of Housing, 1960-1970.

Percent of
State Growth

1960-1970

1.3%
10.6

o
w. O (0] o

w
[o X T < T )

13.
11.

=

11.1

T O o SR
™



AR e D M - T G BN N G S N SN T aE e e

-l -

‘ " -29-

The issue of present and prospective‘housing need musi also be addressed
in considering regional housing responsibi]fty. Thus, not only must current need
of residents be reviewed, but the needs of those people which can be expected to
Tive in the community as well. One of the best measures of prospective needs is
the expected employment growth translated into jobs by wage level and thus into

worker demand by income.

Implications -

Should the municipaiities of the CAFRA region resist adopting a regional
allocation of their own design, it can'be expected that they will be forced to
accept a court mandate when taken to court by developers. Each municipality could
be. affected in a different manner. Thus, the treatment for some may be very
unfair in comparison to others. A regional plan based on acceptable criteria
would be fairer and more equitable. In the 1ohg run, a court maﬁdate may not be

in the best interest of the region as a whole.

Research Recommendations -

There is, hoWever, a considerable need for additional information in this
area. The concept of “région" as it affects the CAFRA counties requires furfher
investigation. Is the housing regioﬁ all of CAFRA? Are there smaller hous;ng
regions within CAFRA? Do the sub-housing markets include areas outside of the
CAFRA counties?

The question of infrastructure requires full review. What areas are without

development potential and why? What resources are available to change this situation?

What other criteria should be considered beyond sewers and water in a ruling of

unsuitability for development?
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‘How serious is the lack of fuel supplies? The extent of_the shortage and

. its effect on CAFRA requires further study. What areas are affected most? Does

the shortage prevent housing, commercié] or industrial growth or all three?

. The estimates of prospective housing need are based on a very flimsy foun-
dation. Local zoning ordinances which call for industrial development are very
often the result of "over planning” or "fiscal" zoning to block housing develop-
ment. Further study is needed to provide more accurate job projections on which
to base future housing need.

Finally, the question of what is a developing municipality must be answered.
It is important to note that the a]]ocation implementation mechanism for a develop-
ing municipality will be different from that of a non-developing municipality. It
is important that some rational criteria.be.developed for the identification of

such municipalities.
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5. Housing Needs

Issue -

The need for a program of rehabilitation of housiég units in urban centers
in the CAFRA counties requires immediate attention. This need for rehabilitation
includes minor as well as major improvements. The areas in need in urban centers
are in some cases concentrated neighborhoods. In otherlurban centers, howéver, there
is no sing]é concentration, but.the need for rehabilitation is scaftered throughout
the city.

Discussion and Anaiysis -

The CAFRA counties account for approximately 93,100 physically substandard
units according to State estimates. Thus, the CAFRA}counties account for over
27 percent of the total physically substandard units in the State of New Jersey
(see Table é).

Within the CAFRA counties, the bu]k.of both the population and housing are
located within tﬁe older urban centers. Table 10 shows the concentrafion of housing
and population of the older urban centers of the CAFRA counties. The older
established urban centers account for a minimum of 20 percent of both housing and
population in the CAFRA counties. | | .

Not only is the bulk of the housing stock located within the older urban
centers, but the bulk of the Tow-income households is similarly located {see Table

11). Such families are those least able to pay the costs of maintenance for their

units; however, they are the most Tikely to live in such units.
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CONCENTRATION OF HOUSING AND POPULATION

COUNTY & MUNICIPALITY

ATLANTIC:
Atlantic _City
Margate City
Pleasantville
Ventnor City

CAPE MAY:

Cape May City
Ocean City
Wildwood

CUMBERLAND:
Bridgeton
Millville
Vineland

MONMOUTH :

Asbury Park
Eatontown

Freehold Boro

Long Branch

Neptune

Ocean

Hazlet

Red Bank \

OCEAN:
Lakewood
Point Pleasant Boro

SALEM:
Pennsville
Salem City
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TABLE 10
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TABLE 11

CONCENTRATION OF LOW INCOME POPULATION
IN URBAN CENTERS OF CAFRA COUNTIES

% Population % Population

‘COUNTY & MUNTCIPALITY - Below 56,000 Below $9,000

ATLANTIC:

_Atlantic City 40.2 36.1
Margate City 4.1 4.1
Pleasantville 8.8 8.6
Ventnor City 6.1 5.5

' Total 5.1 - 58.4

CAPE MAY:

Cape May City 6.0 6.3
Ocean City 16.0 16.6
Wildwood 9.1 8.1

Tetal 31.1 1.0

CUMBERLAND:

Bridgeton - 20.7 19.1
Millville - : 16.1 17.0
Vineland 37.0 37.4

Total 73.8 73.5

MONMOUTH :

Asbury Park 8.7 8.0
Eatontown 3.6 3.7
Freehold Boro 2.5 2.5
Long Branch 11.7 11.2
Neptune 8.3 7.4
Ocean 2.3 2.8
Hazlet 2.9 3.0
Red Bank 4.3 3.9

~ Total 4.0 - 42.5

OCEAN:

Lakewood 15.4 14.6
Point Pleasant 7.1 7.6
Total 22.5 27.2

SALEM: .

_ Pennsville 15.9 14.8

18.0 15.9
Total 33.9 30.7

SOURCE: U.S. Bureau of the Cens.is, Census of Population, 1970, PAM-75.
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Not only are young, low and moderate income families concentrated in the
region's cities; but the pressure to return to some of the core cities by elderly
families wishing to retire is increasing within tﬁe region. The reéident elderly
wish to return to the older ukban centers because of the availability of existing
facilities and services. Urban centers, such as Asbury Park, Red Bank, Bridgeton
and Atlantic City, offer the elderly the opportunity to Tive independently. This

added pressure to return to urban centers where few new units are being built makes

the need for rehabilitation of existing units all the more demanding.

Twelve cities (see Table 12) within the CAFRA boundaries are eligible to
recei?e funding under the Housing and Community Development Act of 1974 for local
activities in housing and community services and faci]ities. This Act has consolidated
several prev10u51y existing categorical programs for community development into a new
siﬁg]e program of community development block grants from the federal governﬁent to
the local governments. While none is a major center with a population above 50,000,
many stand out as the old urban fun spots of a bygone era. Such statements as "the
Playground of Presidents" and "summer place for the rich of New York and Philadelphia"
no Tonger hold true for these older cities.

. Four of the twelve had a population based on the 1970 U.S. Census of less than
10,000 pebp]e. Although the twelve cities do not represent the largest population
centers of the State, and in a few cases their county, they do represent in.most
cases the largest urbanized areas in the region. With this in mind, it is safe
to assume that the problems they face are in fact a common problem for all urban

centers in the CAFRA region not getting Community Development funds.
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TABLE 12

CITIES WITHIN CAFRA COUNTIES RECEIVING
HOUSING AND COMMUNITY DEVEL-OPMENT FUNDS

Municipality Total Grant Total Population
Atlantic City : $3,358,000 | 47,859

I

i

|

i

)

I
Pleasantville - 325,000 13,778

l Asbury Park | 297,000 \ - 16,533

l Long Branch 145,000 31,774
Ocean Port ' 606,000 7,503

. Bridge ton 283,000 20,435
Millville | : 78,000 21,366

l Vineland - 1,519,000 47,399

l Cape May 140,000 | 4,392
Lakewood ' ' 23,000 ‘ 25,223

l Sea Isle City | 13,000 1,712
WiTdwood 323,000 4,110

. Midd1etown ‘ | 140,000 54,023

i

i

i

|

|

]

SQURCE: N.J. Division of State and Regional Planning.
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With the exception of Bridgeton and Sea Isle City, all of the twe]ve cfties
1nd1cated a need for rehabilitation of housing in their applications for funding
under the Hous1ng and Commun1ty Development Act. The need for rehabilitation in
these cities is the result of a number of causes. The concentration of substandard
units with their blighting influence on the neighborhood in which they are located
is a maJor factor noted by all cities. Such units need only minor improvements
in many cases. In other cases, the rehabilitation required may be substantial.
However, the work requ1red may be beyond the financial means of the low income
occupants. Thus, if the fami]y ]iving in such substandard units is unable to pay
the cost of maintenance or 1ncrease rentals, maintenance may be lacking.

While the ten cities indicating need for rehabi]itation all support a loan and

units and insure that action will be taken. Linked with this enforcement program
is a need indicated by several cities for an emergency home repair fund. Such a
fund would make it possible to do work which must be dcne immediately to a housing
unit without the delay of the rehabilitation program.

Although the need for rehabilitation is a problem within the CAFRA region, it
may transrend the scope of any future management program. Thio problem, however,
must be considered in developing any long term management program, so as to ensure
that any policy decisions which are made do not contribute to a further deéer1orat1on
of this situation.

The effects which blighted buildings have on their surrounding neighborhoods
have been well documented and need no further explanation at this txme The problem
beconies more noted when it is not one of concentration, but of b11ghted buildings

B

scattered throughout the city. Most of the twelve municipalities face this prqp1em

at the present time.

' grant program, they also indicate a need for code enforcement to find substandard



- Implications -

The failure to address the problem of réhabi]itation of housing in the CAFRA V

region will result in further decline of the region's urban centers. It is esti-

mated that the State of New Jersey fell approximately 518,400 housing units short

of the number needed in 1970. The new unit construction industry is producing

only 17,000 Tow and moderate income units a year during peak production. Given

- this crisis, the failure to redevelop existing housing units in a state of decline,

the resulting loss of housing will have many effects. 'First, it will force many

' households to Tive in substandard units at standards well below acceptable healt

énd welfare levels. It will also increase the incidence of'qvercrowding of existing

étandard units, which will in turn result in the déferforation of those dweT]ihgs.
Families with the economic means may leave the urban center. This loss of

buying'power has a very negative effect on existing commercial establishments in

the region. This negative effect may also force commercial and industrial ratables

out of the urban centers, thus completing a chain of events leading to the further

decline of the urban centers in the CAFRA region.

Research Recommendation -

Further information regarding the extent and locaticn of physically substandard
residential units within the CAFRA zone is necessary. Areas and neighborhobds in
need of major rehabilitation should be delineated. Such an effort, however, would

reguire substanticl primary research at the municipal Tevel.
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6. Housing Costs

Issue -

The housing crisis in the State of New Jefsey has resulted ina situation
in which many households cannot afford the housing units currently being produced
for purchase or rental. Hardest hit by the spiraling cost of housing are families
of Tow and moderate income. The construction industry, due to institutional
regulations (zonlng ordlnances and building codes), is Unab]e to bui]d'reasohably
priced housing un1ts at the present time.

Discussion and Ana1y<1s -

The availability of owner and rental units within the méans of a young, newly
established family and the elderly family on a fixed income is far from adequate
in the region. At the present time, it is not economica]Ty feasib]e "given
current costs, for the private conatruct1on industry to produce a new unit which
can be offered at rates low enough for the average household in the area. There
15 a number of factors, which when combined, works against the consfruct1on of
affordable rental and owner construction units which are within the reach of all

income groups.

Municipal zoning practices influence the cost of housing in a number of ways.

The exclusion of multiple dwellings in some areas of the CAFRA region excludes a
type of housing which can often be constructed at prices in the low and moderate

cost range. The use of zoning to exclude multi-family housing was shown in a

study done by the New Jersey Department of Community Affairs completed in 1972. 22
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This study reviewed the land use policies of sixteen counties, four of which are
CAFRA counties. Table 13 displays the data on the availability of land presented
by this study.

While it appearsrthat most of the developable land is zoned for residential
use, the true effect of zoning is made visible when the residential zoning is
reviewed more closely in Table 14. Only a sma]]-percentége of the Tand available
for residential use has been zoned for multi-family units. Such zoning restrictions
not only 1imit the number of multi-family units:being constrdcted, but indirectly
increase the cost of the 1ittle Tand which is available for such units.

Another factor which adds to the cost of new housing is minimum lot size
requiréments. Becausé community service costs, in particular eduéation, are
dependent upon the local property tax, fiscal considerations are among the major
réasons for instituting large 1ot or fiscal zoning. Fiscal zoning is used for the
purpose of maximizing per unit revenues and minimizing total costs. Such zoning '
practices also have the effect of creating an artifically induced shortage of Tand,
.23

The size of the 1ot also influences the size, and thereby the price of the
house which is bui]t‘on it. Zoning ordinances which require that housing be built
to nigh, often excessive standards in terms of floor area, often increase the cost
of housing. Such reguirements operate to prohibit smaller, and therefore less costly
homes and also serve to discriminate against families who do not prefer or may not
require large hcmes.

In addition to setting minimum lot size requirements, zoning ordinances also
specify minimum lot frontage requirements. Assessments for site improvements,
such as storm and sanitary sewers, streets, curbs and sidewaiks, are calculated
on the basis of the width of the lot. Thus, the wider the required frontage, the

higher the cost for site improvemants.
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TABLE 13

ZONING QF NET LAND SUPPLY SELECTED CAFRA COUNTIES

Residential
Acres (%)

Bur]1ngton 211,243  83.4

56,784 54,7
154,923  81.5
155,839 84.4

Commercial
Acres (%)
12,505 5.0

3,704 3.6
10,854 5.7
5,144 2.8

Industrial
Acres (%)

29,548 11.6
43,287 41.7

24,204 12.8

23,633  12.8

Division of State and Regional Planning. New Jersey Devartment of
Commun1ty Affairs, Land Use Regulation: The Residential Land

Supply, 1972, p. 6A.

TABLE 14

ZONING OF THE RESIDENTIAL LAND SUPPLY SELECTED CAFRA COUNTIES

Single Family

Acres (%)
Burlington 197,468 93.5
56,477  99.5

154,290 99.6
144,838 93.0

Division of State and Regional Planning,
Commurity Affairs, Land Use Regulation:

Multi-Family .

Acres (%)
13,497 6.4
307 0.5
633 0.4
16,951 7.0

Mobile Homes

~ Acres (%)
282 0.1
0 0.0

0 0.0

0 0.0

New Jersey Department of
The Residential Land

Supply, 1972, p. 10A.
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Local building codes is another factor which has a cost increasing effect
on housing. Building codes which regulate the use of specific materials in the
construction of.housing often require materials that are above what.is necessary
to protect the health and safety of the occupants. Requirements that certain
building materials be used removes the f]exibi]ity of the builder to hold down
costs by substituting less cost]y materials. For example, specifications for
p]umbiﬁg codes, which require that only copper pipes be used in spite of the avail- -
ability of other materials, result in increased costs of construction.

Another consideration which increases the overall costAof housing is the .
actual cost of purchasing the unit. Along with the high cost of mortgages, its
availability must also be considered. "Housing mortgages must compete with other

investment possibilities for available funds from lending institutions. Faced

with usury limits in New Jersey, investors (banks, etc.) find it possible to get

a higher interest rate or other types of loans, thereby getting a higher profit.
Add to this the fact that other types of investments are more short term in rature
than housing mortgages, and the optﬁons are clear. Money is drawn off into other
investments. Funds thaf are available may be obtained only at the highest interest
rates possibie. It is reéognized, however, that whi]é the high costs of mortgagés
are a serious prob]em,'its solution may be beyond the scope of a cbasta] zone

management program. M

Implicatigns -

Unless some attempt is made to slow the spiraling cost of housing, many Jow
income families will be forced out of the housing market in the CAFRA region. Young

couples will be unable to find housing within their means in the area in which,they
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grew up and wish to continue living. Elderly families with fixed incomes will

be forced out completely.

This will force many families into overcrowded living situations, often in
substandard units. The industrial and commercial development of the region may
be halted due to a Tack of labor. With Tow income families forced out of the

market, only firms of a research or Taboratory nature which employ highly skilled

- and paid labor will be able to find workers to meet their needs. Secondly, local

commercial establishments wiil suffer from the Toss of small purchasers.

Fihaﬁ1y, the environmental impact on the region may be very negative as a
result of increasing housing costs. Forced out of fhe region by housing, but
still within economf&wiimits'to commute into job centers in the region, many low
income families may opt to do so. The air poliution resulting, added to that of
shoppers going to large shopping centers which survive due t§ their size, may
destroy many of the goals of the CAFRA region. |

"The recently passed State Uniform Construction Code Act may help to alleviate
the problems of obsclete and unnecessary construcfion regulations which tend to
increase construction‘costs unnecessarily or retard the use of new materials,
products or methods of construction.

While the cost of new housing is we11.beyond the reach of low and moderate
income groups, it must be noted that the cost of new housing is relatively less
expensive when compared with costs throughout the rest of the State. Any future
policies or programs which may lower the cost of housing for families within the

coastal zone may also induce further in-migration from areas outside the CAFRA

region.
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Research Recommendations -

The issue of large lot zoning, high frontage requirements and excessive
floor area requirements demand further fnvestigation. It wou]d be useful to
examine the market and feasibility of a return to "no frills" housing, e.q.,
smaller size homes and small lots.

Also, an in-depth review of mortgage funds available in the CAFRA counties
is needed. Some counties, such as Ocean and Monmouth, have received a relatively
high percentage of funds from the State Mortgage Finance Agency. Little is known,

however,'about the availability of funds for the bulk of the CAFRA counties.
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FOOTNOTES

] Housing>Act of 1968.

2 Address of Governor Brendan T. Byrne at the New Jersey Conference
on Housing; Trenton, New Jersey, October 9, 1974.

3 For example, it authorized the creation of the New Jersey Housing Finance
Agency, the New Jersey Mortgage Finance Agency and has repeatedly passed numerous
housing assistance/funding bills.

4 Township of Mount Laurel vs. Southern Burlington County N.A.A.C.P.

5 These statistics are taken from a partial text of a statement by Commissioner
of the Department of Community Affairs, Patricia Q. Sheehan, at the Subcommittee
Hearing of the New Jersey Capitol Needs Commission, February 20, 1975, Newark, New

Jersey.

6 FHA Techniques of Housing Market Analysis.

7 U.S. Census of Housing HC 1970, (1) B22 New Jersey Occupancy and Utilization
Characteristics.

8 Herbert H. Smith Associates, Housing in Cape May County, New Jersey, 1972,
p. 4. . ;

9 Oross Associates, Ocean County Master Plan Report #10, Housing Resource and
Need Analysis, pp. 36-39, and oral communication with Mr. Thomas Thomas, Director,
Ocean County Planning Department; and oral commurication with Mr. Woodrow, fourmer
Director, Ocean County Planning Department.

10 1bid., p. 36.

1 Monmouth County Planning Board, Housing 1971, August, 1971; oral communi-
cation with Mr. Robert Halsey, Director, Monmouth County Planning Board and U.S.
Census of Housing HC(1) 32.

12 Herbert H. Smith Associates, op.cit., p. 4.
13 oross Assaciates, op.cit., p. 42.

14 Cumberland County Planning Board, Housing Study and Program, November, 1971,
pp. 27-30.

15 1bid. and oral communication with Mr. John Gideonse, Director, Atlantic
County Planning Board.
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16 y,s. Bureau of the Census, Census'of Population, 1970 General Social
and Economic Characteristics PC (1) 32 New Jersey, p. 243

17 These and the poverty statistics for the eider1y that follow are taken
from a statistical report, Division on Aging, New Jersey Department of Community
Affairs, "Poverty and Other Income Statistics for the Elderly."

18 Atlantic County Planning Board, Initial Housing Element, 1969, pp.'iii,

19 Division on Aging, op.cit., col. 5.
20 1pid., col. 9.

21 Division of State and Regional Planning, New Jersey Department of

Community Affairs, An Analysis of Low and Moderate Income Housing Need in New Jersey,

1974.

22 pivision of State and Regional Planning, New Jersey Department of
Community Affairs, Land Use Regulation: The Residential Land Use Supply, 1572,
pp. 9-13. ' _

Ibid., pp. 14-15.
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